Court File No.: CV-25-00083766-0000

ONTARIO
SUPERIOR COURT OF JUSTICE

CAISSE DESJARDINS ONTARIO CREDIT UNION INC.

Applicant

-and -

2416946 ONTARIO LTD. and ALF K. STORCK

Respondents

IN THE MATTER OF AN APPLICATION PURSUANT TO SUBSECTION 243(1) OF THE
BANKRUPTCY AND INSOLVENCY ACT, R.S.C. 1985 c. B-3, AS AMENDED; AND
SECTION 101 OF THE COURTS OF JUSTICE ACT, R.S.0. 1990, c. C.43, AS AMENDED

FIRST REPORT OF THE RECEIVER

(Dated March 19, 2026)

I INTROBUCTION

1. This first report (“First Report’) is filed by Albert Gelman Inc. {"AGI'), in its capacity as receiver and
manager (in such capacity, the "Receiver’) appointed, without security, over all of the property, assets and
undertakings of 2416946 Ontario Ltd. (the “Company”}) acquired for or used in relation to all of the Company’s
right, title and interest in and to the real property known municipally as 268 King Street, Midland, Ontario (the
“Real Property’), by Order of the Ontario Superior Court of Justice (the “Court’) dated May 1, 2025 (the
“Appointment Order”), made pursuant to section 243(1) of the Bankruptcy and Insolvency ActR.S.C. 1985,
c. B-3, as amended (“BIA") and section 101 of the Courts of Justice Act, R.S.0 1990, c. 43, as amended.
The application which resulted in the Appointment Order was commenced by Caisse Desjardins Ontario
Credit Union Inc. ('Desjardins”). A copy of the Appointment Order along with the endorsement of the
Honourable Justice A.J. Goodman made May 1, 2025 is attached hereto as Appendix “A”.

Il. PURPOSE OF THIS REPORT
2. This First Report is filed to:



a. report on the Receiver's activities in these receivership proceedings since the date of the
Appointment Order;

b. request an Order, among other things:

Vi,

vil.

iil.

approving and authorizing the Receiver to enter into and cairy out the terms of the sale
fransaction (the “Transaction”) contemplated by an Agreement of Purchase and Sale
dated February 6, 2026, as amended (the “Purchase Agreement’), entered into
between the Receiver and 1000998274 Ontario Inc. (the "Purchaser”), and vesting in
the Purchaser, the Company’s right, title and interest in and to the Real Property, free
and clear of all claims, liens, interests and encumbrances pursuant to an approval and
vesting order (the "AV0") effective upon the Receiver filing the Receiver's Certificate
attached thereto;

sealing the confidential appendix to the First Report {the “Confidential Appendix’)
containing the unredacted Purchase Agreement, the Appraisal (defined below), the
Updated Appraisal {defined below} and the summary of offers received by the Receiver
for the Real Property, until the earlier of the closing of the Transaction or further order
of the Court;

approving the Receiver's proposed Final Distributions (defined below);

approving the First Report and the conduct and activities of the Receiver described
herein;

approving the Receiver's final statement of receipts and disbursements as of March 25,
2026 {the "Final SRD");

approving the fees and disbursements of the Receiver and its legal counsel, Capstone
Legal ("Capstone”) as outiined herein and detailed in the supporting fee affidavits
appended hereto, including the Estimated Fee Accruals (as defined below) to complete
the Receiver's administration of the receivership proceedings;

discharging AGI as Receiver upon the Receiver filing with the Court the certificate
included as Schedule “A” to the draft form of Order found at Tab 4 of the Receiver's
Motino Record (the “Discharge Certificate”), which certificate shall be filed subsequent
to the Recelver completing the Remaining Activities (defined below);

ordering and declaring that effective upon its discharge as Receiver, AGl is released
and discharged from any and all liability AGI now has or may hereafter have by reason
of, or in any way arising out of, the acts or omissions of AGl in its capacity as Receiver,
save and except for any gross negligence or wilful misconduct on the part of AGI; and,

such further and other relief as this Honourable Court may deem just.



i, SCOPE AND TERMS OF REFERENCE

3. In preparing this First Report, the Receiver has obtained and relied upon certain unaudited financial
information and records of the Company. In addition, the Receiver has had ongoing discussions with
representatives of Desjardins and their legal counsel and relied on certain loan information provided by them.

4, While the Receiver has reviewed the various documents provided, such review does not constitute
an audit or verification of such information for accuracy, completeness or compliance with Canadian
Accounting Standards (*CAS") pursuant to the Chartered Professional Accountants of Canada Handbook.
Accordingly, the Receiver expresses no opinion or other form of assurance pursuant to CAS or otherwise
with respect to such information except as expressly stated herein.

5. This First Report has been prepared for the purposes described above. Accordingly, the reader is
cautioned that this First Report may not be appropriate for any other purpose.

6. Unless otherwise noted, all monetary amounts referenced herein are expressed in Canadian dollars.

7. This First Report and all other court materials and orders issued and filed in these receivership
proceedings are available on the Receiver's website at: hitps:/www.albertgelman.com/corporate-
solutions/other-engagements#Storck (the “Case Website") and will remain available on the website for a
period of at least six (6) months following the Receiver's discharge.

Iv. BACKGROUND INFORMATION

8. The Company was incorporated provincially in the province of Ontario on May 1, 2014. Pursuant to
a corporate profile report obtained by the Receiver which was generated on May 2, 2025, Alf Storck (*Storck”)
is the sole Director of the Company.

9. The Company's only material asset is the Real Property. The Real Property is located in Midland,
Ontario. The building on the Real Property consists of two stories with two separate residential units located
above a commercial unit which is at ground level. Each of the residential units and the commercial units are
tenanted.

10.  Further details about the Company and the events leading up to the appointment of the Receiver can
be found in the affidavit of Yoan Bouchard, Account Director with the Special Loans department of Desjardins,
affirmed April 10, 2025, which was filed in support of Desjardins’ application and a copy of which, excluding
exhibits, is attached hereto as Appendix “B”.

V. ACTIONS AND ACTIVITIES OF THE RECEIVER

11. Since the date of the Appointment Order, the Receiver has undertaken, among other things, the
following actions and activities:

Real Property
a. took possession of the Real Property on May 15, 2025;



J.

k.

retained Richmond Advisory Services Inc. {the “Property Manager”) to manage the Real
Property. The Property Manager's responsibilities are, among other things, the following: (i)
attending at the Real Property at least once every 72 hours in order to perform maintenance
checks and walkthroughs: (i) attending to required repairs and ongoing maintenance; (iii)
changing the exterior locks to the building; (iv) liaising with tenants and collecting monthly
rental payments; and, {v) arranging for ongoing utility services;

registered the Appointment Order on title to the Real Property;
retained TL Smith Appraisals (the “Appraiser”) to prepare an appraisal of the Real Property;

obtained property and liability insurance coverage with its insurance broker, Aon Canada Inc.,
in its capacity as Receiver;

advised the Town of Midland of the Receiver's appointment and requested a current property
fax certificate which it subsequently received;

entered into a listing agreement with EXP Realty, Brokerage (the “Realtor’),

engaged Capstone fo provide the Receiver with an independent legal opinion on the validity
and enforceability of the mortgage security registered on title to the Real Property by
Desjardins;

engaged Pinchin Ltd. to prepare Phase | Environment Site Assessments for the Real Property;

reviewed and evaluated offers submitted to the Realtor;

negotiated and finalized the terms of the Purchase Agreement;

Other Actions of the Receiver

served Storck with a copy of the Appointment Order by email after its issuance;

m. communicated numerous times with Storck requesting various documents and information in

n.

order to assist the Receiver with its administration of the receivership proceedings, which
communications have been responded to infrequently. Only certain of the information
requested by the Receiver was provided by Storck who has generally not co-operated with the
Receiver in order to assist it with the administration of these receivership proceedings;

retained Capstone to act as the Receiver's independent legal counsel;



0. prepared and issued the prescribed notice (the "Receiver’s Notice”) pursuant to Section
245(1) and 246(1) of the BIA. As of the date of this First Report, the Receiver has requested,
but has not been provided with, a complete list of the Company’s creditors. As such, the
Receiver sent the Receiver's Notice to those creditors of which it was aware;

p. contacted the Canada Revenue Agency ("CRA") to confirm the amounts owing by the
Company for all CRA accounts;

q. provided regular updates to Desjardins and counsel to Sagewise Capital Corporation
("Sagewise”), the second-ranking mortgagee, regarding the administration of the receivership
proceedings;

r. in accordance with paragraph 27 of the Appointment Order, established the Case Website
which the Receiver maintains and populates;

s. responded to enquiries from various creditors and other stakeholders; and
t.  prepared this First Report.

Vi. ASSETS AND LIABILITIES
Assets
12.  The only asset of the Company of which the Receiver is aware is the Real Property.

Secured Liabilities

Mortgage and PPSA Security

13. The Company granted a first-ranking charge in favour of Desjardins in the principal amount of
$435,000 over the Real Property (the “Desjardins Charge”). The Company granted a second-ranking charge
in favour of Sagewise in the principal amount of $60,000 over the Real Property, which principal amount was
subsequently increased to $120,000. There are no other charges registered on litle to the Real Property (the
"Sagewise Charge”).

14. In addition to the first-ranking charge over the Real Property, the Company also granted Desjardins
an assignment of rents ({the “Assignment’).

15. Desjardins provided the Receiver with a statement of indebtedness in respect of its mortgage loan
to the Company, a copy of which is attached hereto at Appendix “C”. According to the statement of
indebtedness, the Company is indebted to Desjardins in the amount of $471,423.46 (excluding amounts
advanced by Desjardins for the funding of the receivership discussed in greater detail below) as of March 18,
2026, plus accruing interest and costs (the “Desjardins Mortgage’).



16. Pursuant to a Personal Property Security Act {Ontario) ('PPSA"} search conducted by the Receiver
on May 15, 2025, Desjardins is the only creditor to have registered a financing statement with respect to the
Company which registration was in respect of the security interest granted to Desjardins in the rents
generated from the Real Property pursuant to the Assignment.

17. The Receiver's independent legal counsel, Capstone, has provided the Receiver with a legal opinion
confirming that the Desjardins Charge is valid, enforceable and the first-ranking charge on title to the Real
Property.

18.  Sagewise provided the Receiver with a statement of indebtedness in respect of its mortgage loan to
the Company, a copy of which is attached hereto at Appendix “D”. According to the statement of
indebtedness, the Company is indebted to Sagewise in the amount of $192,510.06 as of March 20, 2026,
plus accruing interest and costs (the "Sagewise Mortgage”).

19. It is expected that Desjardins will suffer a shortfall in respect of the Desjardins Mortgage and, as
such, there will be no distribution to Sagewise. Accordingly, the Receiver's counsel has not prepared a legal
opinion in respect of the validity and enforceability of the Sagewise Charge.

Realty Taxes

20, Shortly after its appointment, the Receiver requested a tax certificate from the Town of Midland which
indicated that there were unpaid property tax arrears in the amount of $20,466.98 as at June 5, 2025 with a
further $4,485.97 owing on account of 2025. The Receiver has requested an updated tax certificate but as
of the First Report's date, has not been provided with one. In any event, no property taxes have been paid
by the Receiver since the date of the Appointment Order and it is reasonable to assume that the amount of
property tax arrears as at the date of the First Report is in excess of $25,000. An exact amount will be
provided to the Court upon the return of the Receiver's motion by which time the Receiver expects to have
received the updated tax certificate.

Canada Revenue Agency

21, The Receiver made numerous attempts to contact the Canada Revenue Agency (*CRA ) after it
was appointed to confirm what, if any, amounts were owing by the Company. However, the Receiver was
not provided with a confirmation from CRA and was recently advised that due to the backlog of receivership
notices submitted to CRA, the Company's receivership may not have been assigned to a particular analyst
in the CRA's insolvency group, meaning that it would likely take a few weeks before the Receiver will get a
confirmation regarding any amounts that might be owed by the Company to CRA.

22. In addition, the Receiver may need to bring current the Company's filings with CRA meaning that
there may be afurther delay in getting a final confirmation as to what, if any, amount is owed by the Company.
The Receiver requires the books and records of the Company in order to prepare and file the outstanding
returns for the Company, however, as of the date of this First Report, Storck has not provided the Receiver



with the location of the Company's books and records nor has he provided certain information requested by
the Receiver to complete the outstanding tax filings.

Unsecured Liabilities

23.  The Receiver has not been provided with the information necessary to identify the Company's
unsecured creditors, however, given that Desjardins is expected to suffer a shortfall on the Desjardins
Mortgage, there is no expectation that any funds would be available for distribution to unsecured creditors.

VI APPROVAL OF THE SALE TRANSACTION

24, The Receiver obtained a comprehensive appraisal repott from the Appraiser which sets out the
appraised market value of the Real Property as of May 12, 2025 (the "Appraisal’). On February 6, 2026 the
Appraiser prepared an updated appraisal (the “Updated Appraisal’) to reflect current market conditions.
Copies of both the Appraisal and the Updated Appraisal, with the capitalization/discount rates and market
values redacted, are attached hereto as Appendix “E” and Appendix “F”, respectively. Unredacted copies
of the Appraisal and Updated Appraisal are included in the Confidential Appendix.

Sales Process

25. In accordance with paragraphs 3(j) and (k) of the Appointment Order, the Receiver is empowered
and authorized to market and sell any or all of the property of the Company, subject to Court approval if any
sale exceeds the thresholds established in the Appointment Order.

26.  On July 22, 2025 the Real Property was publicly listed on the Multiple Listing Service for $769,000.
The listing price was reduced to $699,000 on September 9, 2025 and then subsequently reduced again on
October 17, 2025 to $669,000.

27.  The Realfor received 24 direct inquires about the Real Property, conducted 7 showings and 4 offers
were submitted to the Receiver,

28. A summary of the offers received for the Real Property is included in the Confidential Appendix.

Purchase Agreement

29.  Onorabout February 6, 2026, the Receiver received an offer from the Purchaser (the "Offer”) whose
sole principal is Storck. The Offer included several conditions which are not appropriate in a receivership
context. The Receiver signed back the Offer with those conditions removed. The Receiver also added a
condition that it receive satisfactory evidence from the Purchaser that it had sufficient financing in place to
complete the Transaction {the “Purchase Financing Condition”). The parties subsequently executed the
Purchase Agreement.

30.  OnMarch 4, 2026, the Recsiver waived the Purchase Financing Condition after receiving evidence
of financing from the Purchaser. The Purchaser has paid a total deposit of $40,000 which is currently held
in frust by Capstone. The only remaining condition under the Purchase Agreement is obtaining the AVO.



31, The Transaction contemplated in the Purchase Agreement is the best offer received in terms of price
and perceived execution risk vis-a-vis the applicable conditions and willingness and ability of the purchaser
to close. A copy of the Purchase Agreement, with the purchase price redacted, is attached as Appendix
“G”. An unredacted copy of the Purchase Agreement is included in the Confidential Appendix.

Receiver's Recommendation — Purchase Agreement

32. The Receiver recommends approval of the Purchase Agreement as well as authorization to complete
the Transaction for the following reasons:

a. the Real Property has been exposed to the market since July 22, 2025 and the market has
been fulsomely canvassed;

b. in the Receiver's opinion, the purchase price included in the Purchase Agreement represents
fair market value given the appraised value set out in the Updated Appraisal and the length of
time that the Real Property has been exposed to the market;

c.  the Transaction is the best offer with the fewest conditions that the Receiver received for the
Real Property;

d.  the Purchase Agreement contemplates that the Purchaser will purchase the Real Property on
an “as Is, where js" basis and that the Receiver is providing no representations or warranties
in respect of the Real Property;

e. the Receiver is satisfied that the Purchaser is willing and able to close and the Receiver
anticipates closing the Transaction within 5 business days of the AVO being issued. The short
closing time reduces the inherent risks and costs associated with the Receiver remaining in
possession and control of the Real Property;

f. the Transaction allows for the monetization of the Real Property in accordance with the
purpose of the receivership process;

g. the Purchase Agreement is conditional only upon the Court issuing the AVO; and

h.  there is no reason to believe that continuing fo market the Real Property will yield a better
fransaction than the one contemplated in the Purchase Agreement and the continued cost of
marketing the Real Property will simply erode the recovery available to the Company's secured
creditors.

33, For the reasons stated above, the Receiver believes that the Transaction, as contemplated in the
Purchase Agreement, is fair and reasonable and represents the highest and best realization for the Real
Property in the circumstances.

34.  The sale proceeds generated from the Transaction are expected to result in a partial payout of the
Desjardins Mortgage, after the payment of all prior ranking claims, resulting in Desjardins suffering a shortfall.
Representatives of Desjardins have advised the Receiver that Desjardins consents to the Transaction.



35.  Accordingly, the Receiver recommends that this Court: (i) approve the Transaction as contemplated
by the Purchase Agreement; (ii) authorize the completion of the Transaction; and (iii) grant the AVO.

Vil. RECEIVER’S PROPOSED DISTRIBUTION

36.  The Receiver proposes the following distribution of the sale proceeds generated from the Transaction
after closing (the “Final Distributions”):

a. payment of amounts owing under the Court-ordered charges set out in the Appointment Order,
including but not limited to the Receiver's Charge and the Receiver's Borrowings Charge {both
terms as defined in the Appointment Order);

b. payment of commissions to the Realtor upon closing of the Transaction;
payment of the amount due on closing on account of property tax arrears owing to the Town of
Midland as at the closing date;

d. payment of amounts outstanding and owing to CRA, if any, after further inquiry from the
Receiver; and

e. payment to Desjardins in an amount up to the fotal indebtedness owing under the Desjardins
Mortgage, subject to the Receiver having sufficient funds available fo do so in full or in part.

37.  Given that Desjardins will suffer a shortfall in respect of the Desjardins Mortgage, there will be no
distribution to any other secured or unsecured creditors of the Company.

IX. FUNDING OF THE RECEIVERSHIP

38.  Inaccordance with paragraph 23 of the Appointment Order, the Receiver is at fiberty and empowered
fo borrow by way of revolving credit facilities or otherwise such monies from time to time as it may consider
necessary or desirable, provided that the outstanding principal does not exceed $250,000. Any such
borrowings are to be secured by way of the Receiver's Borrowings Charge which ranks ahead of all other
interests in favour of any other Person other than the Receiver's Charge.

39.  As of the date of this First Report, the Receiver has borrowed $74,436.81 from Desjardins under a
Receiver's Certificate (as defined in the Appointment Order) to fund certain costs and expenses of the
receivership administration. Aftached hereto as Appendix “H” is a copy of the two Receiver's Certificates
issued to Desjardins dated September 2, 2025 and December 3, 2025, respectively.

X. RECEIVER'S FINAL STATEMENT OF RECEIPTS AND DISBURSEMENTS

40,  Atftached hereto at Appendix “I” is the Receiver's Final SRD.

XI.  REMAINING ACTIVITIES OF THE RECEIVER

41. In order fo complete its mandate, the Receiver must attend to the following matters (the “Remaining
Activities"):



a. close the Transaction;

b. make the Final Distributions after confirming the amount of any claims ranking in priority fo the
Desjardins Mortgage;
C. pay the final fees of the Receiver and counsel to the Receiver as set out in the Estimated Fee

Accruals; and,
d. undertake such other administrative activities as may be required to complete the receivership.

42. Upon the Receiver completing the Remaining Activities, it shall file with the Court the Discharge
Certificate in order to effect its discharge as Receiver of the Company.

Xll. RECEIVER'S FEES AND DISBURSEMENTS

43.  The fees of the Receiver for the period to February 28, 2026 are detailed in the affidavit of Tom
McElroy sworn March 20, 2026 a copy of which is attached hereto at Appendix "J”.

44,  The Receiver's fees encompass 120.3 hours at an average hourly rate of approximately $504.24 for
a total of $60,659.50 and applicable taxes. The Receiver is therefore requesting that this Court approve total
fees inclusive of applicable taxes in the amount of $68,545.24.

45.  The fees and disbursements of Capstone for the period of May 2, 2025 to February 28, 2026 are
detailed in the affidavit of Danny Nunes sworn March 18, 2026, a copy of which is attached as Appendix
“K”.

46.  Capstone's fees encompass 15.4 hours at an average hourly rate of $500 for total fees of $7,700
and accounts totalling $10,156.97, inclusive of disbursements and applicable taxes. The Receiver is
therefore requesting that this Court approve Capstone’s total fees and disbursements inclusive of applicable
taxes in the amount of $10,156.97.

47.  The Receiver is of the view that the hourly rates charged by Capstone are consistent with the rates
charged by law firms practising in the area of insolvency in the Toronto market and that the fees charged are
reasonable and appropriate in the circumstances.

48.  The Receiver will incur further fees and disbursements relating to the completion of the Remaining
Activities and the termination of the receivership proceedings. Further in that regard, the Receiver proposes
fee accruals, which amounts are set out in the Final SRD, to complete the Remaining Activities (the
“Estimated Fee Accruals”).

Xlll.  RECEIVER’S REQUEST FOR APPROVAL

49.  The Receiver respectfully requests an Order of this Honourable Court providing for the relief set out
in paragraph 2 of this First Report.

~-10 -



Al of which is respectfully submitted this 25t day of March 2026

ALBERT GELMAN INC., solely in its
capacity as Court-Appointed Receiver
of 2416946 Ontario Ltd. and not in any other capacity

Per:

Tom McElroy, CIRP, LIT

-1 -
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APPLICATION UNDER SECTION 243(1) OF THE BANKRUPTCY AND INSOLVENCY

ACT, R.S.C. 1985, C. B-3, AS AMENDED; AND SECTION 101 OF THE COURTS OF
JUSTICE ACT, R.S.0. 1990, C.C.43, AS AMENDED

APPOINTMENT ORDER

THIS APPLICATION made by the Applicant, Caisse Desjardins Ontario Credit
Union Inc. (the “Caisse”), for an Order pursuant to section 243(1) of the Bankruptcy and
Insolvency Act, R.S.C. 1985, c. B-3, as amended (the "BIA") and section 101 of the
Courts of Justice Act, R.5.0. 1990, ¢. C.43, as amended (the "CJA") appointing Albert
Gelman Inc. (“"AGI") as receiver and manager (in such capacities, the "Receiver") without
security, over all property, assets and undertakings of 2416946 Ontario Ltd. ("241") (the
“Borrower” or the “Debtor”) acquired for or used in relation to all of the Debtor’s right,

title and interest in and to all of the property more particularly described at Schedule “A”

(the “Property”), was heard this day by videoconference at 45 Main Street East,

Hamilton, Ontario.



D

ON READING the Affidavit of Yoan Bouchard affirmed April 10, 2025 and the
Exhibits to it, and on hearing the submissions of counsel for the Applicant, the
Respondent, Alf K. Storck appearing and making submissions for himseif and on behalf
of the Borrower, and no one else appearing for the parties listed on the Service List
although duly served as appears from the affidavits of service, filed, and on reading the

Consent of AGI to act as the Receiver, filed,

SERVICE
1. THIS COURT ORDERS that the time for service of the Notice of Application and

the Application Record is abridged and validated so that this application is properly

returnable today and dispenses with further service thereof.

APPOINTMENT
2. THIS COURT ORDERS that pursuant to section 243(1) of the BIA and section 101

of the CJA, AGI] is appointed Receiver, without security, over all of the assets,
undertakings and properties of the Debtor acquired for, or used in relation to, all of the
Debtor's right, title and interest in and to the Property including all proceeds thereof (the

“Property”).

RECEIVER’S POWERS
3. THIS COURT ORDERS that the Receiver is empowered and authorized, but not

obligated, to act at once in respect of the Property and, without in any way limiting the
generality of the foregoing, the Receiver is expressly empowered and authorized to do

any of the following where the Receiver considers it necessary or desirable:



(a)

(b)

(c)

(e)

-3-

to take possession of and exercise contro! over the Property and any and

all proceeds, receipts and disbursements arising out of or from the Property;

to receive, preserve, and protect the Property, or any part or parts thereof,
including, but not limited to, the changing of locks and security codes, the
relocating of Property to safeguard it, the engaging of independent security
personnel, the taking of physical inventories and the placement of such

insurance coverage as may be necessary or desirable;

to manage, operate, and carry on the business of the Debtor, including the
powers to enter into any agreements, incur any obligations in the ordinary
course of business, cease to carry on all or any part of the business, or

cease to perform any contracts of the Debtor;

to engage consultants, appraisers, agents, experts, auditors, accountants,
managers, counsel and such other persons from time to time and on
whatever basis, including on a temporary basis, to assist with the exercise
of the Receiver's powers and duties, including without limitation those

conferred by this Order;

to purchase or lease such machinery, equipment, inventories, supplies,
premises or other assets to continue the business of the Debtor or any part

or parts thereof;

to receive and collect all monies and accounts now owed or hereafter owing

to the Debtor and to exercise all remedies of the Debtor in collecting such



(@)

(h)

@)

-

monies, including, without limitation, to enforce any security held by the
Debtor and collect on all accounts at deposit-taking institutions such as the

accounts in the name of the Debtor at any financial institution;

to settle, extend or compromise any indebtedness owing to the Debtor;

to execute, assign, issue and endorse documents of whatever nature in
respect of any of the Property, whether in the Receiver's name or in the

name and on behalf of the Debtor, for any purpose pursuant to this Order;

to initiate, prosecute and continue the prosecution of any and all
proceedings and to defend all proceedings now pending or hereafter
instituted with respect to the Debtor, the Property or the Receiver, and to
settle or compromise any such proceedings. The authority conveyed shall
extend to such appeals or applications for judicial review in respect of any

order or judgment pronounced in any such proceeding;

to market any or all of the Property, including advertising and soliciting offers
in respect of the Property or any part or parts thereof and negotiating such
terms and conditions of sale as the Receiver in its discretion may deem

appropriate;

to sell, convey, transfer, lease or assign the Property or any part or parts

thereof out of the ordinary course of business,



-5-

(i) without the approval of this Court in respect of any transaction not
exceeding $100,000.00, provided that the aggregate consideration

for all such fransactions does not exceed $250,000.00; and

(i) with the approval of this Court in respect of any transaction in which
the purchase price or the aggregate purchase price exceeds the

applicable amount set out in the preceding clause,

and in each such case notice under subsection 63{4) of the Ontario
Personal Property Security Act or section 31 of the Ontario Mortgages Act,

as the case may be, shall not be required,

to apply for any vesting order or other orders necessary to convey the
Property or any part or parts thereof to a Purchaser or Purchasers thereof,

free and clear of any liens or encumbrances affecting such Property,

to report to, meet with and discuss with such affected Persons (as defined
below) as the Receiver deems appropriate on all matters relating to the
Property and the receivership, and to share information, subject to such

terms as to confidentiality as the Receiver deems advisable;

to register a copy of this Order and any other Orders in respect of the

Property against title to any of the Property;

to apply for any permits, licences, approvals or permissions as may be

required by any governmental authority and any renewals thereof for and



-6-

on behalf of and, if thought desirable by the Receiver, in the name of the

Debtor;

(p) to make an assignment in bankruptcy on behalf of the Debtor, to consent
on behalf of the Debtor to the making of a bankruptcy order against the

Debtor, and for AGI to act as the licensed insolvency trustee of the Debtor;

(q) to enter into agreements with any licensed insolvency trustee appointed in
respect of the Debtor (if not AGI), including, without limiting the generality
of the foregoing, the ability to enter into occupation agreements for any

Property owned or leased by the Debtor;

(r) to apply for any permits, licenses, approvals or permissions as may be
required by any governmental authority and any renewals thereof for and
on behalf of and, if thought desirable by the Receiver, in the hame of the

Debtior;

(s} to exercise any shareholder, partnership, joint venture or other rights which

the Debtor may have; and

(t) to take any steps reasonably incidental to the exercise of these powers or

the performance of any statutory obligations

and in each case where the Receiver takes any such actions or steps, it shall be
exclusively authorized and empowered to do so, to the exclusion of all other Persons (as

defined below), including the Debtor, and without interference from any other Person.
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DUTY TO PROVIDE ACCESS AND CO-OPERATION TO THE RECEIVER

4, THIS COURT ORDERS that (i) the Debtor, (ii} all of its current and former directors,
officers, employees, agents, accountants, legal counsel and shareholders, and all other
persons acting on its instructions or behalf, and (iii) all other individuals, firms,
corporations, governmental bodies or agencies, or other entities having notice of this
Order (all of the foregoing, collectively, being “Persons” and each being a “Person”) shall
forthwith advise the Receiver of the existence of any Property in such Person's
possession or control, shall grant immediate and continued access to the Property to the

Receiver, and shall deliver all such Property to the Receiver upon the Receiver's request.

5. THIS COURT ORDERS that all Persons shall forthwith advise the Receiver of the
existence of any books, documents, securities, contracts, orders, corporate and
accounting records, and any other papers, records and information of any kind related to
the business or affairs of the Debtor, and any computer programs, computer tapes,
computer disks, or other data storage media containing any such information (the
foregoing, collectively, the “Records”) in that Person’s possession or control, and shall
provide to the Receiver or permit the Receiver to make, retain and take away copies
thereof and grant to the Receiver unfettered access to and use of accounting, computer,
software and physical facilities relating thereto, provided however that nothing in this
paragraph 5 or in paragraph 6 of this Order shall require the delivery of Records, or the
granting of access to Records, which may not be disclosed or provided to the Receiver
due to the privilege attaching to solicitor-client communication or due fo statutory

provisions prohibiting such disclosure.
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6. THIS COURT ORDERS that if any Records are stored or otherwise contained on
a computer or other electronic system of information storage, whether by independent
service provider or otherwise, all Persons in possession or control of such Records shall
forthwith give unfettered access to the Receiver for the purpose of allowing the Receiver
to recover and fully copy all of the information contained therein whether by way of printing
the information onto paper or making copies of computer disks or such other manner of
retrieving and copying the information as the Receiver in its discretion deems expedient,
and shall not alter, erase or destroy any Records without the prior written consent of the
Receiver. Further, for the purposes of this paragraph, all Persons shall provide the
Receiver with all such assistance in gaining immediate access to the information in the
Records as the Receiver may in its discretion require including providing the Receiver
with instructions on the use of any computer or other system and providing the Receiver
with any and all access codes, account names and account numbers that may be required

to gain access to the information.

7. THIS COURT ORDERS any and all financial institutions, banks, and their affiliates,
shall produce to the Receiver any and all Records, banking documents related to the
Debtor, any transaction supporting document and any of the Debtor’s records in its
possession or control, having regard to the limitations of the financial institutions’ retention
and storage policies and practices, notwithstanding that any disclosure may include
“personal property” about third parties as defined in the Personal information Protection

and Electronic Documents Act, S.C. 2000, c. 5, as amended.

8. THIS COURT ORDERS that the Receiver shall provide each of the relevant

landliords with notice of the Receiver’s intention to remove any fixtures from any leased
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premises at least seven (7) days prior to the date of the intended removal. The relevant
landlord shall be entitled to have a representative present in the leased premises to
observe such removal and, if the landlord disputes the Receiver’s entitlement to remove
any such fixture under the provisions of the lease, such fixture shall remain on the
premises and shall be dealt with as agreed between any applicable secured creditors,
such landlord and the Receiver, or by further Order of this Court upon application by the

Receiver on at least two (2) days natice to such landlord and any such secured creditors.

NO PROCEEDINGS AGAINST THE RECEIVER
. THIS COURT ORDERS that no proceeding or enforcement process in any court
or tribunal (each, a “Proceeding”), shall be commenced or continued against the

Receiver except with the written consent of the Receiver or with leave of this Court.

NO PROCEEDINGS AGAINST THE DEBTOR OR THE PROPERTY

10. THIS COURT ORDERS that no Proceeding against or in respect of the Debtor or
the Property shall be commenced or continued except with the written consent of the
Receiver or with leave of this Court and any and all Proceedings currently under way
against or in respect of the Debtor or the Property are stayed and suspended pending

further Order of this Court.

NO EXERCISE OF RIGHTS OR REMEDIES

11. THIS COURT ORDERS that all rights and remedies against the Debtor, the
Receiver, or affecting the Property, are stayed and suspended except with the written
consent of the Receiver or leave of this Court, provided however that this stay and

suspension does not apply in respect of any "eligible financial contract” as defined in the
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BIA, and further provided that nothing in this paragraph shall (i} empower the Receiver or
the Debtor to carry on any business which the Debtor is not lawfully entitled to carry on,
(i) exempt the Receiver or the Debtor from compliance with statutory or regulatory
provisions relating to health, safety or the environment, (i) prevent the filing of any
registration to preserve or perfect a security interest, or (iv) prevent the registration of a

claim for lien.

NO INTERFERENCE WITH THE RECEIVER

12. THIS COURT ORDERS that no Person shall discontinue, fail o honour, alter,
interfere with, repudiate, terminate or cease to perform any right, renewal right, contract,
agreement, licence or permit in favour of or held by the Debtor, without written consent of

the Receiver or leave of this Court.

CONTINUATION OF SERVICES

13. THIS COURT ORDERS that ali Persons having oral or written agreements with
the Debtor or statutory or regulatory mandates for the supply of goods and/or services,
including without limitation, all computer software, communication and other data
services, centralized banking services, payroll services, insurance, transportation
services, utility or other services to the Debtor are restrained until further Order of this
Court from discontinuing, altering, interfering with or terminating the supply of such goods
or services as may be required by the Receiver, and that the Receiver shall be entitied to
the continued use of the Debtor's current telephone numbers, facsimile numbers, internat
addresses and domain names, provided in each case that the normal prices or charges
for all such goods or services received after the date of this Order are paid by the Receiver

in accordance with normal payment practices of the Debtor or such other practices as
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may be agreed upon by the Supplier or service provider and the Receiver, or as may be

ordered by this Court.

RECEIVER TO HOLD FUNDS

14,  THIS COURT ORDERS that all funds, monies, cheques, instruments, and other
forms of payments received or collected by the Receiver from and after the making of this
Order from any source whatsoever, including without limitation the sale of all or any of the
Property and the collection of any accounts receivable in whole or in part, whether in
existence on the date of this Order or hereafter coming into existence, shall be deposited
into one or more new accounts to be opened by the Receiver (the “Post Receivership
Accounts”) and the monies standing to the credit of such Post Receivership Accounts
from time to time, net of any disbursements provided for herein, shall be held by the
Receiver to be paid in accordance with the terms of this Order or any further Order of this

Court,

EMPLOYEES
15.  THIS COURT ORDERS that all employees of the Debtor shall remain the

employees of the Debtor until such time as the Receiver, on the Debtor's behalf, may
terminate the employment of such employees. The Receiver shall not be liable for any
employee-related fiabilities, including any successor employer liabilities as provided for in
section 14.06(1.2) of the BIA, other than such amounts as the Receiver may specifically
agree in writing to pay, or in respect of its obligations under sections 81.4(5) or 81.6(3) of

the BIA or under the Wage Earner Protection Program Act.
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PIPEDA AND CASL
16. THIS COURT ORDERS that, pursuant to clause 7(3)(c) of the Canada Personal

Information Protection and Electronic Documents Act, the Receiver shall disclose
personal information of identifiable individuals to prospective purchasers or bidders for
the Property and to their advisors, but only to the extent desirable or required to negotiate
and attempt to complete one or more sales of the Property (each, a “Sale”). Each
prospective Purchaser or bidder to whom such personal information is disclosed shall
maintain and protect the privacy of such information and limit the use of such information
to its evaluation of the Sale, and if it does not complete a Sale, shall return all such
information to the Receiver, or in the alternative destroy all such information. The
Purchaser of any Property shall be entitled to continue to use the personal information
provided to it, and related to the Property purchased, in a manner which is in all material
respects identical to the prior use of such information by the Debtor, and shall return all
other personal information to the Receiver, or ensure that all other personal information

is destroyed.

17.  THIS COURT ORDERS that any and all interested stakehaolders in this proceeding
and their counsel are at liberty to serve or distribute this Order, any other materials and
orders as may be reasonably required in this proceeding, including any notices, or other
correspondence, by forwarding true copies thereof by electronic message to such other
interested stakeholders in this proceeding and their counsel and advisors. For greater
certainty, any such distribution or service shall be deemed to be in satisfaction of a legal
or juridical obligation, and notice requirements within the meaning of cause 3(c) of the

Electronic Commerce Protection Regulations, Reg. 81000-2-175 (SOR/DORS).
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LIMITATION ON ENVIRONMENTAL LIABILITIES

18. THIS COURT ORDERS that nothing herein contained shall require the Receiver
to occupy or to take control, care, charge, possession or management (separately and/or
collectively, “Possession”) of any of the Property that might be environmentally
contaminated, might be a poliutant or a contaminant, or might cause or contribute to a
spill, discharge, release or deposit of a substance contrary to any federal, provincial or
other law respecting the protection, conservation, enhancement, remediation or
rehabilitation of the environment or relating to the disposal of waste or other
contamination including, without limitation, the Canadian Environmental Protection Act,
the Ontario Environmental Protection Act, the Ontario Water Resources Act, or the
Ontario Occupational Health and Safety Act and regulations thereunder (the

“Environmental Legislation”), provided however that nothing herein shall exempt the
Receiver from any duty to report or make disclosure imposed by applicable Environmental
Legislation. The Receiver shall not, as a result of this Order or anything done in
pursuance of the Receiver's duties and powers under this Order, be deemed to be in
Possession of any of the Property within the meaning of any Environmental Legislation,

unless it is actually in possession.

LIMITATION ON THE RECEIVER’S LIABILITY

19. THIS COURT ORDERS that the Receiver shall incur no liability or obligation as a
result of its appointment or the carrying out the provisions of this Order, save and except
for any gross negligence or wilful misconduct on its part, or in respect of its obligations

under sections 81.4(5) or 81.6(3) of the BIA or under the Wage Earner Protection Program
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Act. Nothing in this Order shall derogate from the protections afforded the Receiver by

section 14.06 of the BIA or by any other applicable legislation.

RECEIVER’S ACCOUNTS
20. THIS COURT ORDERS that the Receiver and counsel to the Receiver shall be

paid their reasonable fees and disbursements, in each case at their standard rates and
charges unless otherwise ordered by the Court on the passing of accounts, and that the
Receiver and counsel to the Receiver shall be entitled to and are granted a charge (the
“Receiver's Charge”) on the Property, as security for such fees and disbursements, both
before and after the making of this Order in respect of these proceedings, and that the
Receiver's Charge shall form a first charge on the Property in priority to all security
interests, trusts, liens, charges and encumbrances, statutory or otherwise, in favour of

any Person, but subject to sections 14.06(7), 81.4(4), and 81.6(2) of the BIA.

21.  THIS COURT ORDERS that the Receiver and its legal counsel shall pass its
accounts from time to time, and for this purpose the accounts of the Receiver and its legal

counsel are referred to a judge of the Ontario Superior Court of Justice.

22.  THIS COURT ORDERS that prior to the passing of its accounts, the Receiver shall
be at liberty from time to time to apply reasonable amounts, out of the monies in its hands,
against its fees and disbursements, including legal fees and disbursements, incurred at
the standard rates and charges of the Receiver or its counsel, and such amounts shall
constitute advances against its remuneration and disbursements when and as approved

by this Court.
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FUNDING OF THE RECEIVERSHIP
23. THIS COURT ORDERS that the Receiver be at liberty and it is empowered to

borrow by way of a revolving credit or otherwise, such monies from time to time as it may
consider necessary or desirable, provided that the outstanding principal amount does not
exceed $250,000.00 {or such greater amount as this Court may by further Order
authorize) at any time, at such rate or rates of interest as it deems advisable for such
period or periods of time as it may arrange, for the purpose of funding the exercise of the
powers and duties conferred upon the Receiver by this Order, including interim
expenditures. The whole of the Property shall be and is hereby charged by way of a fixed
and specific charge (the “Receiver’s Borrowings Charge”) as security for the payment
of the monies borrowed, together with interest and charges thereon, in priority to all
security interests, trusts, liens, charges and encumbrances, statutory or otherwise, in
favour of any Person, but subordinate in priority to the Receiver’'s Charge and the charges

as set out in sections 14.06(7), 81.4(4), and 81.6(2) of the BIA.

24. THIS COURT ORDERS that neither the Receiver's Borrowings Charge nor any
other security granted by the Receiver in connection with its borrowings under this Order

shall be enforced without leave of this Court.

25. THIS COURT ORDERS that the Receiver is at liberty and authorized to issue
certificates substantially in the form annexed as Schedule “B” (the “Receiver’s

Certificates”) for any amount borrowed by it pursuant to this Order.

26. THIS COURT ORDERS that the monies from time to time borrowed by the

Receiver pursuant to this Order or any further order of this Court and any and all
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Receiver’s Certificates evidencing the same or any part thereof shall rank on a pari passu
basis, unless otherwise agreed to by the holders of any prior issued Receiver's

Certificates.

SERVICE AND NOTICE
27. THIS COURT ORDERS that the E-Service Protocol of the Commercial List (the

“Protocol”) is approved and adopted by reference herein and, in this proceeding, the
service of documents made in accordance with the Protocol (which can be found on the

Commercial List website at https:/iwww.ontariocourts.calscifpractice/regional-practice-

directions/eservice-commercial/) shall be valid and effective service. Subject to Rule

17.05 this Order shall constitute an order for substituted service pursuant to Rule 16.04
of the Rules of Civil Procedure. Subject to Rule 3.01(d) of the Rules of Civif Procedure
and paragraph 21 of the Protocol, service of documents in accordance with the Protocol
will be effective on transmission. This Court further orders that a Case Website shall be
established in accordance with the Protocol with the following URL

hitps://www.albertgelman.com/filedocuments/.

28. THIS COURT ORDERS that if the service or disiribution of documents in
accordance with the Protocol is not practicable, the Receiver is at liberty to serve or
distribute this Order, any other materials and orders in these proceedings, any notices or
other correspondence, by forwarding true copies thereof by prepaid ordinary mail, courier,
personal delivery or facsimile transmission to the Debtor’s creditors or other interested
parties at their respective addresses as last shown on the records of the Debtor and that

any such service or distribution by courier, personal delivery or facsimile transmission
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shall be deemed to be received on the next business day following the date of forwarding

thereof, or if sent by ordinary mail, on the third business day after mailing.

GENERAL

29.  THIS COURT ORDERS that the Receiver may from time to time apply to this Court
for advice and directions in the discharge of its powers and duties hereunder on five (5)

business days notice.

30. THIS COURT ORDERS that nothing in this Order shall prevent the Receiver from

acting as a licensed insolvency trustee in the bankruptcy of the Debtor.

31.  THIS COURT HEREBY REQUESTS the aid and recognition of any court, tribunal,
regulatory or administrative body having jurisdiction in Canada or in the United States to
give effect to this Order and to assist the Receiver and its agents in carrying out the terms
of this Order. All courts, tribunals, regulatory and administrative bodies are hereby
respectfully requested to make such orders and to provide such assistance to the
Receiver, as an officer of this Court, as may be necessary or desirable to give effect to

this Order or to assist the Receiver and its agents in carrying out the terms of this Order.

32.  THIS COURT ORDERS that the Receiver be at liberty and is hereby authorized
and empowered to apply to any court, tribunal, regulatory or administrative body,
wherever located, for the recognition of this Order and for assistance in carrying out the
terms of this Order, and that the Receiver is authorized and empowered to act as a
representative in respect of the within proceedings for the purpose of having these

proceedings recognized in a jurisdiction outside Canada.
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33. THIS COURT ORDERS that the Applicant shall have its costs of this motion, up to
and including entry and service of this Order, provided for by the terms of the Applicant’s
security or, if not so pravided by the Applicant’s security, then on a substantial indemnity
basis to be paid by the Receiver from the Debtor’s estate with such priority and at such

time as this Court may determine.

34. THIS COURT ORDERS that any interested party may apply to this Court to vary
or amend this Order on not less than seven (7) days’ notice to the Receiver and to any
other party likely to be affected by the order sought or upon such other notice, if any, as

this Court may order.

35. THIS COURT ORDERS that this Order and all of its provisions shall take effect as
of 12:01 am on the date of this Order and shall be immediately enforceable without the
need for further entry or filing notwithstanding Rule £9.05. In accordance with Rules
77.07(6) and 1.04, no formal order need be entered and filed unless an appeal or

application for leave to appeal is brought to an appellate court.

Date of issuance THURSDAY, MAY 1, 2025 4 %

{to be completed by registrar) (Signature of judge, officer or registrar}
JUSTICE A.J. GOODMAN.

ISSUED AND ENTERED ELECTROMICALLY

. " Digitallysi i id
Lindsay T Old seeter terias osto

Local Registrar
45 Main 51 E.
Hamiltan, CN L8N 287



SCHEDULE “A”
Legal description of the Property:

1. PT LT 10 W/S KING ST PL 306 BEING PT 1 51R7131; TOWN OF MIDLAND,
being PIN 58465-0122 LT and municipally known as 268 King Street, Midland,
Ontario



SCHEDULE “B”
RECEIVER CERTIFICATE
CERTIFICATE NO.

AMOUNT $

1. THIS IS TO CERTIFY that Albert Gelman Inc., the receiver and manager (the
“Receiver”) of the assets, undertakings and properties of 2416946 Ontario Ltd. (“2417)
(the “Borrower” or the “Debtor”) acquired for, or used in relation to a business carried on
by the Debtor regarding the Property, including all proceeds thereof {collectively, the
“Property”) appointed by Order of the Ontario Superior Court of Justice {the “Court’)
dated the 1% day of May, 2025 (the “Order”) made in an application having Court File
Number CV-25-00089766-0000, has received as such Receiver from the holder of this

certificate (the “Lender”) the principal sum of § , being part of the

total principal sum of § which the Receiver is authorized fo borrow

under and pursuant to the Order.

2. The principal sum evidenced by this certificate is payable on demand by the
Lender with interest thereon calculated and compounded [daily] / [monthly not in advance
on the day of each month] after the date hereof at a notional rate per annum
equal to the rate of ___ per cent above the prime commercial lending rate of Bank of

from time to time.

3. Such principal sum with interest thereon is, by the terms of the Order, together with
the principal sums and interest thereon of all other certificates issued by the Receiver
pursuant to the Order or to any further order of the Court, a charge upon the whole of the

Property, in priority to the security interests of any other person, but subject to the priority
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of the charges set out in the Order and in the Bankruptcy and Insolvency Act, and the
right of the Receiver to indemnify itself out of such Property in respect of its remuneration

and expenses.

4. All sums payable in respect of principal and interest under this certificate are

payable at the main office of the Lender at Toronto, Ontario.

5, Until all liability in respect of this certificate has been terminated, no certificates
creating charges ranking or purporting to rank in priority to this certificate shall be issued
by the Receiver to any person other than the holder of this certificate without the prior

written consent of the holder of this certificate.

6. The charge securing this certificate shall operate so as to permit the Receiver to
deal with the Property as authorized by the Order and as authorized by any further or

other order of the Court.

7. The Receiver does not undertake, and it is not under any personal liability, to pay

any sum in respect of which it may issue certificates under the terms of the Order.

DATED the , day of , 20

Albert Gelman Inc., solely in its capacity as
Receiver of the Property, and not in its personal
capacity

Per:

Name:

Title:
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ONTARIO

L

Superior Court of Justice — Central South Region

ENDORSEMENT SHEET FOR CIVIL
MOTIONS/APPLICATIONS

ACTION COMMENCED AT:

SHORT TITLE OF PROCEEDINGS:

COURT FILE NO.:

BEFORE:

HEARD ON:

COUNSEL:

45 Main Street E

Caisse Desjardins Ontario Credit Union Inc. v
2416946 Ontario Lid.

CV 25-89766

Justice A.J. Goodman

May 1, 2025

B. Sarsh for the plaintiff/applicant
M. Storck, (self-Represented), respondent

MOVING PARTY X Plaintiff/Applicant [ Defendant/Respondent [ 1 Other
RELIEF REQUESTED:

X ORDER SIGNED 0 ON CONSENT

1 UNOPPOSED CINOONEAPPEARED

O ADJOURNED TO

ENDORSEMENT:

Submission made by counsel and Mr. Storck in attendance. Order to go signed by me.

Date: May [, 2025

Z. SHAHID

Registrar for Justice A.J. Goodman J.
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ONTARIO
SUPERIOR COURT OF JUSTICE

BETWEEN:
CAISSE DESJARDINS ONTARIO CREDIT UNION iNC.

Applicant
and

2416946 ONTARIO LTD. and ALF K. STORCK
Respondents
APPLICATION UNDER SECTION 243(1) OF THE BANKRUPTCY AND INSOLVENCY

ACT, R.S.C. 1985, C. B-3, AS AMENDED; AND SECTION 101 OF THE COURTS OF
JUSTICE ACT, R.S.0. 1990, C.C.43, AS AMENDED

AFFIDAVIT OF YOAN BOUCHARD
(Affirmed April 10, 2025)

I, Yoan Bouchard, of the City of Saguenay, in the Province of Québec, AFFIRM:

1. | am an Account Director (Directeur de comptes) at the Special Loans (Préts
spéciaux) department for Desjardins Group (Mouvement Desjardins) and 1 am
representing Caisse Desjardins Ontario Credit Union Inc. (the “Caisse” or the “Lender”),
the Applicant in this proceeding. | have personal knowledge of the matters contained in
this affidavit, except where | refer to matters based on information and belief, in which

case | state the source of that information or belief, and believe it to be true.

2. | make this affidavit in support of the Caisse’s application for an order (the
“Appointment Order”), among other things, appointing Albert Gelman Inc. ("AGI") as
receiver and manager (in such capacity, the “Receiver”) pursuant to section 243 of the

Bankruptcy and Insolvency Act, R.S.C., 1985, c. B-3 (the “BIA”) and section 101 of the

023
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Courts of Justice Act, R.S.0. 1990, c. C.43 (the "CJA”") without security, over all of the
property, assets and undertaking of 2416946 Ontario Ltd. (“241" or the “Debtor”) acquired
for, or used in relation to, all of the Debtor’s right, title and interest in and to the property
including leases described in Schedule “A” to the Appointment Order and including all

proceeds (the “Property”).

.  THE PARTIES

3. The Caisse is a credit union established under the Credit Unions and Caisses

Populaires Act, 1994, §.0. 1984, c. 11.

4, 241 is a company that holds a mixed residential-commercial property and rents it
out. 241 was incorporated pursuant to the laws of Ontario, with a registered office in the
Township of Tiny, Ontario. Attached as Exhibit “1” is a true copy of the Corporate Profile

of 241, obtained from the provincial ministry with a file currency date of March 28, 2025.

5. Alf K. Storck (“Storck™) is an officer and director of 241 holding the positions of
president, secretary and treasurer. Storck provided a limited personal guarantee of

certain loans, described below (a “Guarantor”), issued by the Caisse to 241.

6. Storck is named in the Application to facilitate co-operation with the Receiver, once

appointed.

024
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LOAN NO. 723961-PR-1 re 268 King Street, Midland, Ontario

7. The Caisse {(as lender), 241 (as borrower), and Storck (as guarantor) entered into
a Loan Agreement on July 6, 2021 (the “Loan Agreement”). Attached as Exhibit 727 is

a true copy of the Loan Agreement.

8. Pursuant to the Loan Agreement, the Caisse advanced a loan in the total principal
amount of $435,000.00, for a term of twelve (12) months, from the date of disbursement
together with variable interest at prime rate increased by 1.150% per annum and

calculated monthly and not in advance. The loan was disbursed on July 12, 2021.

Security

9. The Caisse holds security against 241 as follows:

(a) a Charge/Mortgage registered on July 12, 2021 as Instrument No. SC1803149
over lands municipally known as 268 King Street, Midland, Ontario (the
“Collateral Mortgage”). Attached as Exhibit “3” is a true copy of the

registered Collateral Mortgage;

(b) an Assignment of Rents in respect of 268 King Street, Midland, Ontario dated
July 8, 2021 {the “Assignment of Rents”). Attached as Exhibit “4” is a true
copy of the Assighment of Rents, The Assignment of Rents was registered as
Instrument No. SC1803150 on July 12, 2021. Attached as Exhibit “5” is a true

copy of the Notice of Assignment of Rents-General.

025



4-

10.  Attached as Exhibit “6” is a true copy of the parcel register for 268 King Street,

Midland, Ontario with a currency date of March 28, 2025.

11.  The personal property security of the Caisse was registered on July 12, 2021
against 241 as related to the applicable personal property of 241 in the provincial registry
maintained under the Personal Property Security Act (Ontario), R.S.0. 1990, ¢ P.10 (the
“PPSA”) under File No. 774338391 and Registration No. 20210712 1655 1590 7252 with
respect to the Assignment of Rents. Attached as Exhibit *7” is a true copy of the PPSA

registry search against 241, with a file currency date of April 1, 2025.

The Guarantee

12.  Storck provided a personal guarantee in favour of the Caisse for $435,000.00
together with all fees and interest in respect of all indebtedness, liabilities and obligations
of 241 (the “Guarantee”). Attached as Exhibit “8” is a true copy of the Guarantee signed

by Storck on July 6, 2021.

Loan Amendments / Renewals

13.  In July 2022, the loan was renewed for an additional twelve (12) month term. The
terms of the loan remained the same with the exception that interest would be at the prime
rate increased by 1.300% per annum and calculated monthly and not in advance.
Attached as Exhibit “9” is a true copy of the Term Loan or Fraction of a Split Term Loan

Amendment or Renewal Agreement signed by Storck on July 12, 2022.

14,  InJuly 2023, the loan was again renewed for an additional twelve (12) month term.

The terms of the loan remained the same with the exception that interest would be at a
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fixed rate of 7.700% per annum and calculated monthly and not in advance. Attached as
Exhibit “10” is a true copy of the Term Loan of Fraction or a Split Term Loan Amendment

ofr Renewal Agreement signed by Storck on July 25, 2023.

15.  The loan was further renewed effective July 8, 2024 for an additional three (3) year
term. The terms of the loan remained the same with the exception that interest rate would
be 6.550% per annum and calculated monthly and not in advance. Altached as Exhibit
“41” is a true copy of a letter dated August 7, 2024 from Caisse to 241 enclosing the

Loan Amendment or Renewal Agreement effective July 8, 2024,

. DEFAULTS, DEMANDS, AND NOTICES OF INTENTION TO ENFORCE

16.  Numerous events of default under the Collateral Mortgage have occurred.

17.  241's defaults are existing and continuing, including, but not limited to the defaults

described below:

(a) 241 has failed to make prompt payment of the amounts due under the
Collateral Mortgage. Attached as Exhibit “12” is a true copy of a letter
dated January 31, 2025 from Caisse to 241 in which it indicates that the

loan was 84 days overdue and in arrears of $12,643.64;

(b) 241 has failed to make prompt payment of property taxes. Attached as
Exhibit “13” is a true copy of Tax Certificate dated March 27, 2025 from
the Town of Midland which indicates that property taxes are in arrears of

$22,811.54;
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(c) 241 obtained secondary financing on 268 King Street, Midiand, Ontario
without the consent of the Caisse and this is contrary to paragraph 6 of the
Loan Agreement. Attached as Exhibit “14” is a true copy of the
Charge/Mortgage registered in second priority on December 30, 2022 as
Instrument No. SC1955169 in favour of Sagewise Capital Corporation
(“Sagewise”) for the principal sum of $60,000.00. Attached as Exhibit “15”
is a true copy of the Notice of Assignment of Rents registered on December
30, 2022 as Instrument No. SC1955170 in favour of Sagewise. A Notice
appending a Mortgage Amending Agreement was registered on July 5,
2023 as Instrument No. SC1991516 in which the terms of the Sagewise
mortgage were amended including an increase of the principal amount from
$60,000.00 to $120,000.00. Attached as Exhibit “16” is a true copy of the

Notice;

(d) 241 is the subject of power of sale proceedings against it by Sagewise as
second mortgagee and this is an event default under paragraph 12(iii) of
the Loan Agreement. Attached as Exhibit “17” is a true copy of the Notice

of Sale under Mortgage by Sagewise dated February 7, 2025.

18.  On March 7, 2025, Gowling WLG (Canada) LLP (“Gowlings”} acting on behalf of

the Caisse issued the following to 241 and Storck as the Guarantor:

(a) A demand for payment (the “Demand Letter”) of the total indebtedness owing
as of March 6, 2025 plus interest and legal costs to the Caisse as set out in

Schedule “B" to the Demand Letter by the deadline of March 17, 2025; and
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(b) a Notice of Intention to Enforce Security on the property of 241 pursuant to

section 244(1) of the BIA (the “BIA 244 Notice”).

Attached as Exhibit “18” is a true copy of the Demand Letter and BIA 244 Notice along

with the covering email and Canada Post registered mail trackings.

IV. CORRESPONDENCE WITH STORCK

19.  On March 17, 2025, Storck emailed Kayla Drouin (legal assistant at Gowlings)
acknowledging receipt of the March 7, 2025 email attaching the Demand Letter and BIA

244 Noftice.

20.  Storck indicated that the building is listed for sale and there is a party that wants
to purchase the building, and he requested an extension of the deadline for court

proceedings for another three weeks.

21.  Bart Sarsh (the Caisse's legal counsel at Gowlings) requested a copy of the listing
agreement, any offer to purchase and information regarding the commercial and

residential tenants,

22.  Storck provided a copy of the listing agreement and advised that the building is
fully rented. He also advised that the interested buyer had required some more detailed
information which was provided and the interested buyer had viewed the building and

was doing its due diligence.

23.  Storck provided copies of the leases 241 has with its tenants on March 17, 2024

at 2:04 p.m. Storck emailed again at 2:08 p.m. to advise that he did not have a written
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purchase agreement as of yet. Attached as Exhibit “19” is a true copy of the March 7,

2025 to March 17, 2025 email exchanges.

24,  On April 4, 2025, Mr. Sarsh wrote to Storck to request an update on the status of
the due diligence by the potential buyer and to obtain a copy of the 2025 interim property
tax statement. On April 7, 2025 Storck responded that, “[T]the interested party is slow,
they say they are ok with the building and are working on something on their side. Due to
this delay we decreased the asking price on the listing by $50,000 to generate more

interest.” Attached as Exhibit “20” is a true copy of the April 4-7, 2024 email exchange.

25.  As of the signing of this affidavit, there has been no further communication

between the parties and/or Gowlings.

V. SAGEWISE SUPPORTS THE RECEIVER'S APPOINTMENT

26. On March 25, 2025, Mr. Sarsh wrote to counsel for Sagewise to confirm that the
Caisse agrees to AG| as the proposed court-appointed receiver to accommaodate
Sagewise’s concerns about maximizing recovery and keeping professional fees to

reasonable levels. Attached as Exhibit “21” is a true copy of the March 25, 2025 email.

VI. NEED FOR A RECEIVER

27.  As of March 6, 2025, the aggregate indebtedness of 241 due and owing to the
Caisse was $419,287.95 in addition to ongoing accrual of interest as set out in the Loan
Agreement or Amendment excluding professional fees, disbursements and HST (the

“Indebtedness”).
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28. As indicated above, certain events of default have occurred under the Collateral

Mortgage, which are ongoing and outstanding.

29. 241 is not able to pay the Indebtedness owing on its respective loan and Sagewise
(as the second mortgagee) has commenced power of sale proceedings and the

redemption period has expired.

30. The statutory notice period provided for under the Demand Letter and BIA 244

Notice has expired.

31. The Caisse has lost confidence in the management of 241 for all of the reasons

detailed in this affidavit.

32. 241 does not have the ability to fund ongoing mortgage or property tax payments
and this is eroding the value of the Caisse’s security position due to the accrual of the

Indebtedness without meaningful repayment of the loans.

33. The Caisse has suffered and is expected to continue to suffer substantial prejudice
as a result of 241's failure to properly operate the Business. The appointment of the

Receiver is necessary to preserve the value of the Property and the Caisse’s collateral.

34. Upon appointment, the Receiver will assess the state of 241 and determine a
strategy for recovery of the assets for the benefit of all stakeholders, including

communicating directly with all affected parties.

35. Paragraph 38 of the Caisse’s Standard Charge Terms filed as number 201909

provides for the appointment of a Receiver:
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RECENERSHIP OF MEMBER

Notwithslanding anything (n this Charge, upen delault of any of fhese provisivns, the Financial Insiitufion may, with or witheut ealry inlo possassion

of the Lands, by Instrunent By weiting appoint any person, whether an effcer oF an employee of the Finanzigl instilation o nct, 10 ba g recaber of the

Lands, and of (he renls end profits with or without secudtly, and may by similas writing remeve any recener and appoint ansiher in ils place and in

making aay such appointment or remeval, the Financlal Institutien shall be deemed (o be adling as e agant of attornay {of he Member, bul no

suth appolniment shal ba revoratia by the Member, Ugen the appolrtnent of any such fegeiver the followng pravisivis shall agply:

[} Every such recelvar shail have unfralted access 1o the Lands as sgent and altoeney foc the Mambar (which nght of access shall not he mvocable
by the Member) and shall have full power and unfimited authorty io:

i) eoltect the rents and profits from fenancies or eperation of the Lands whethar orealsd before or after tha Charge:;

iy rent er operate sny pofion of the Landg which may become vacanl on suih lefms and caodiions as tha recaivar considers
advisabls and antar nto and exeouls leasas, accep swrenders and terminale leassn;

(i} eomplete the censtruction of any buiiding of olfer ereclions or impravemenis on the Lands left by tha Member in an unfinished slate
or awprd tha sames le plhers 1o compiete and purchase, rapalr andfor mailain any peesonal propsry
including, without Bmitation, appliences and eguipmenl necessary of desirable to render the premizes operable os rentable, snd
take possession of and gse nr permit others do wse &l or any pat of the Maembear's matedals, supplies,
alans, lools, apphances, squipment and praperly of evary kind and deserigtion,

{iv} manage, operate, repair, alter or sxtand the Lands or any part thereol.

The Member undesakas o wally aad confitin yiwtever any such recaivar Or ggent may do,

{0 The Financial instisulion may in s sole discrolion vest the recpiver wilh all or any of the dghls and powers of e Flsancial inslitution.

{o] The Finsncial Institution may fix the reasonsble remuneration of the receiver whe shall be prtitid te dedust same ouf of fhe revenus or the sale
proceads of the Lands.

{1 Evary such reveiver shall be deemed thi agunt of attarey of the Mesmber and aot, In any event, tha agent of the Financial instifution. Tha
Financiat Instdution shall aot be responsible for the receiver's acts or amiasions.

{e) The appainiment of any such reaeiver by the Financial Institution shall gt result in or creats any liability or higgation on e pad of ihe Finangial
institition lo the receiver oF 1o the Kember or ta any olhor porson, and oo appoinleent of removal of a receives and ne actons of a tocaiver shat
constifute the Financial Insiution a chargee in possession of 1he Lands.

i) Mo such receiver shali be Hable 1o the Member lo acsount for monles viker than menies achually tecelved by him ia respect of ihe Lands, or any
oot thared!, and out of such monies 5& received svery such reeoivar hadl, in ihe following owdes, poy:

{iy the receiver's remuneration s aforessid, )

{ili aft costs and aypenrses of gvery natue and kind incured by the receiver I tonneslion willy the exercise of his of her iamedies, tights
anc powers avaiabla ol law and sulhorily hateby confermed;

{ii} inlefest, Principal and olher mensy which may be or berome Charged upon the Lamds in prierily 1o the Charge, inchisding taxes;

fiv) 46 the Financial Inatilsling &) interest, Prinoipal and other smounts dua under the Chargs fo be paid in such order as the
financil institulion In Bs soln discretlon shall detarming;

Thareatieor, every such receives shall B8 accountable (o the Member (BF 3ny suplus.

The remunaration and expensas of fhe eceiver shail be paid by the Merber on damand and shall be a eharge on the Lands and shall baar

infetest rom ihe dais of demand af the sama Rale as apphes o ke Principal Amount seoured by this Charge.

Save 55 lo caima ot acoounting under sub-paragraph {7 of this paragraph, the Member hereby relesses and disghargas any such receiver from

evary tlaim of evary Halus, whether seunding in dermages e ot which arse o ba saused 1o tha Mambert ot any paraon claimibsg theouah of endes

hiss of her by reason of a5 & resulf of shything done by such recelver uniess such claim be the ditect and praximate result of dishonesiy of fraud.,

{h} The Financial Instiletion may, of any fime, termingte any such fecaivership by notice in wilting fo tha Mamber and Yo any sich maosiver,

{iy The stetujory declarativn of an afficer of tha Financiat instiution a5 to defacll sndar the provisions of the Chage and as Lo the dus appuirmimant
of the recaiver putsuant to the terms of inis Charge shall be sulficient provf, as regasds to such defaull and appointmaent.

i} The rights snd powers conlarsd in respect of the receiver sre supplemeanta! i snl not in subsiiulion of any other remedias, righls and povnrs
avallable at law which the Financial slitution may hava,

—

{g

Attached as Exhibit “22” is a copy of the Standard Charge Terms.

36.

If this Honourable Court sees fits to make such an appointment, AGl has

consented to act as Receiver. AGl is a licensed insolvency trustee and has significant

experience in mandates of this nature. Attached as Exhibit “23” is a true copy of AGl's

consent to act.
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37. I make this affidavit in support of the relief sought in the Notice of Application.

AFFIRMED by Yoan Bouchard, of the City
of Saguenay, in the Province of Quebec,
before me at the City of Hamilton, in the
Province of Ontario, on April 10, 2025 in
accordance with 0. Reg. 431/20,
Administering  Oath  or  Declaration

S St N S Nt Mt e M St St ot St e

Remotely.
Staned by: Signé par:
@ow Jelunson E{om Pouclard
FRESQ4BRODFF453.. 735214055AFC470...
A Commissionet, efc. YOAN BOUCHARD

Joannah Johnson (LSO No. 267913)
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esjardins

Statement of Account
For the purpose of full reimbursement

To. Lawyer Bart Sarsh
De; Desjardins Ontario Credit Union
Subject; 2416946 ONTARIO LTD.
VID
N/D 829-00303-723961
Statement of Account as of: 18 mars 2026

PR-1 Term Loan for Businesses

Principal Balance 40517142 %
Late Interest 42 655,92 $
Current Interest 72576 $
Daily Interest: $80,44

Total 448 553,10 $
Legal Fees

Trustee Fees 74436813
Penality 20870,36 %
Special Loans Management Fees 2000,00%
TOTAL BUE 545 860,27 $

Yoan Bouchard, Account Manager
Document certified as a true copy of the original

From this day, a daily interest amount of $80,44
for the [oan will be added until the full payment date,

Upon receipt, within ten business days, of the total amount mentioned above as
well as the accruing interest, our caisse commits, if the payment is honored,
to sign the partial or full release project that you will submit to us within 45 days of its receipt.

IMPORTANT#*: The check must be made payable to
Desjardins Ontario Credit Union

but sent to the address of:

Special Loans Management Fees

150, des Commandeurs, 14e Etage (LEV150-14-B)
Lévis (Québec), GOV 8M6
Attention: Yoan Bouchard Phone : 418-835-8444 #5465491
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March 19, 2026

Attn:

é...B(;r.rowef Nréme:
 Borrower Name:
Bofréﬂr-v"ér .I\.Iame:

Charge Priority:

7 b%dperty Add réns;s:.

Wendy Greenspoon

2416946 ONTARIO LTD - Alf Storck

| Mortgage Payout Statement

The mortgage loan for the subject property matured on August 31, 2025. However, the borrower is
currently in default on the monthly interest payments.

The outstanding principal balance, along with other charges required to pay off the loan are

outlined below:;

Description

Qutstanding Principal

Renewal Fee — December 2023
Renewal Fee — October 2024
Missed interest for July 2024
Missed interest for August 2024
Missed interest for September 2024
Missed interest for October 2024
Missed interest for November 2024
Missed interest for December 2024
Missed interest for January 2025
Missed interest for February 2025
Missed interest for March 2025
Missed interest for April 2025
Missed interest for May 2025
Missed interest for June 2025
Missed interest for July 2025
Missed interest for August 2025
Missed interest for September 2025
Missed interest for October 2025
Missed interest for November 2025
Missed Interest for December 2025
Missed interest for January 2026
Missed interest for February 2026

Amount, $
$120,000.00
$4,800.00
$9,564.34
$1,330.17
$1,330.17
$1,330.17
$1,330.17
$1,984.30
$2,030.13
$2,059.03
$2,093.38
$2,119.36
$2,184.47
$2,240.44
$2,246.12
$2,305.36
$2,350.26
$2,355.02
$2,383.26
$2,420.86
$2,690.07
$2,628.60
$2,637.83

4080 Confederation Parkway, Suite 402 « Mississauga, Ontario« L5 B 0 G 1 - Canada T.905.963.7600.
F.905-232-0578. £, admin@sagewisecapital.com. Web, www.sagewisecapital.com



Interest payable March 1 — 20,2026 $1790.83

Return Interest Fee $475.00
NSF Fee for June 2024 — February 2026 $6,300.00
Re-debit Processing Fee $285.00
Legal Fee _ Garfinkle Biderman LLP $8991.16
Mortgage Statement Fee $100.00
Discharge Administration fee + HST $495.00

Total Due $192,510.06

Per Diem $89.54
Flease note:

a. The total amount due upon payout is payable to Sagewise Capital Corp. by certified
cheque, direct deposit, or its solicitor in Trust.
b. The total amount is calculated up to March 20, 2026.

¢. Solicitor fees are to be paid by the client.

With Rind Regards,

Sagewise Capital Corporation
Administration Department

4080 Confederation Parkway, Suite 402 « Mississauga, Ontario = L 5B 0 G 1 = Canada 7.905.983.7600.
F.805-232-0679. E, admin@sagewisecapital.com. Web, www.sagewisecapiial.com



APPENDIX E




Page |1

tlsmith121861Gpyvahoo.com
Tracey Smith, P.App; AACI  +1416-220-1842
COMPREHENSIVE APPRAISAL
OF A
COMMERCIAL PROPERTY

LOCATED AT

268 KING ST
TOWN OF MIDLAND,
PROVINCE OF ONTARIO

AUTHORIZED USER

ALBERT GELMAN INC. AND THE ONTARIO SUPERIOR COURT OF JUSTICE

EFFECTIVE DATE

MAY 12, 2025

68 KING ST, MIDLAND TLSMITH APPRAISALS
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PART 1: LETTER OF TRANSMITTAL

TL SMITH APPRAISALS

tlsmith121801@yvahoo.com
Tracev Smith, P.Apn; AACT +1 416-220-1842

July 3, 2025

Authorized User: Albert Gelman Inc. and the Ontario Superior Court of Justice
Address Of Property: 268 King St, Midland

Authorized Client: Mr. Chris Rowe

Market Value:

Dear Mr. Rowe

RE:  Valuation of a commercial building located at 268 King St, Town of Midland

At the request of our client, T am forwarding the enclosed Comprehensive Appraisal Report which comprises my
valuation of the above described property. The purpose of this report is to estimate the current market value of the
subject property. The property rights appraised are those of the Leased Fee interest, and the cffective date of my
valuation is May 12, 2025, the date of my inspection. The purpose is to estimate the current market value of the
subject property and the authorized use of the appraisal is to assist with setting a sale price on the subject property
as part of a receivership process and for the Ontario Superior Court of Justice to rely on when making a
determination as to whether to approve a sale transaction. Void if used for any other purpose.

No person or party other than the authorized user specifically identified herein can rely on this report without first
obtaining written authorization from the author of this report. Such authorization is at the discretion of the author
and may only be issued with permission from the client of this report. The report is prepared in accordance with the
Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP). This letter must be read together with
the below-referenced report, with authorized signatures and attachments including all assumptions, limiting
conditions and extraordinary items.

Albert Gelman Inc. and the Ontario Superior Court of Justice agrees that any reliance by same on the above-
referenced report, is conditional on A/bert Gelman Inc. and the Ontario Superior Court of Justice agreeing to be
bound by all assumptions, limiting conditions and extraordinary items included in the above-referenced report and
this reliance letter.

The site is located at 268 King St, Town of Midland and is improved with a 3,612 sf, 2 storey commercial building
that consisted of one commercial unit on the ground floor and two residential units above.

The following appraisal report contains my estimate of market value of the above described property. In my opinion,
the estimated current market value of the subject property effective date May 12, 2025 is:

268 KING 8T, MIDLAND TL SMITH APPRAISALS
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*

The following report contains the data, analysis and conclusions supporting the valuation. I trust you will find this

report satisfactory and that it fulfills its intended purpose.

Respectfully submitted,
: ' g *. E&@W
Tracey Smith, BA, AACL P. App. Yehuda Belzberg Candidate Appraiser

2068 KING ST, MIDLAND TL SMITH APPRAISALS
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Photographs of the Subject
Front & Rear Views
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Photographs of the Subject
Street Views
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Photographs of the Subject
Commercial/Retail Area
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Photographs of the Subject
Storage Closet & Office
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Photographs of the Subject
Basement

Basement
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Photographs of the Subject

Basement & Rear Door

Basement

MWITH APPRAISALS
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Photographs of the Subject
21 Kloor Stairs
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Photographs of the Subject
2" Floor Apartment Bedroom and Hallway
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Photographs of the Subject

Washrooms

Bedroom
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"P'hotogr'zirprﬁs of the Subj ect
2" Floor Apartment Hallway & Rear Door
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Photographs of the Subj ect
Bedroom & Kitchen
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" Photographs of the Subject
Washroom & Bedroom
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Washroom
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LOCATION OF PROPERTY:

LEGAL DESCRIPTION:

PIN:

REGISTERED OWNERS:

DATE OF INSPECTION:
EFFECTIVE DATE OF APPRAISAL:

SUBJECT SITE DIMENSIONS AREA:

IMPROVEMENTS:

PURPOSE OF THE APPRAISAL:

AUTHORIZED USE OF APPRAISAL:

PROPERTY RIGHTS AFPPRAISED:
TOWN OF MIDLAND ZONING:
HIGHEST AND BEST USE:
VALUATION

Direct Comparison Approach
Income Approach — Direct Capitalization
Final Estimate of Value

268 KING 8T, MIDLAND

268 King St, Town of Midland, Province of Ontario

Pt Lt 10 W/S King St P1306 Being Pt 1 517131 Town Of
Midland

584650122

2416946 Ontario Ltd.

May 12, 2025

May 12, 2025

24" x Irr’, Total Area: 2,519 sf. See aerial view for details.
3,612 sf 2 storey commercial building

To estimate the current market value of the subject property as of
the effective date of this appraisal.

To assist with setting a sale price on the subject property as part
of a receivership process and for the Ontario Superior Court of
Justice to rely on when making a determination as to whether to
approve a sale transaction Void if used for any other purpose.
Lecased Fee interest

DC: Downtown Core

Current Use

TL SMITH APPRAISALS
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PURPOSE OF THE APPRAISAL

Report Format
The Canadian Uniform Standards of Professional Appraisal Practice (CUSPAP) necessitates that an appraisal report

be identified as one of the following types of reports:

Current - Refers to an appraisal where the effective date of the report is simultancous with the date the report was
prepared or inspected, where market conditions have not changed materially between the dates.

Retrospective — Refers to an appraisal where the effective date of the report precedes the inspection date or the
date the report was prepared and whercby market conditions may be materially different in the time frame between
these dates. In this type of appraisal the “retrospective” value is based on market conditions, perceptions and
perspective that existed as of the effective date.

Prospective — Refers to an appraisal where the cffective date of the report is after the inspection date or the date
the report was prepared. In this type of appraisal the “prospective” value opinion is intended to retlect the
projected market conditions to a future effective date.

Up-Date — Refers to an appraisal where the subject was previously appraised and has not undergone significant
changes and/or the time between the effective date of the original appraisal and the up-date is not unreasonably
long. It is an extension of a previously completed appraisal, updated to the effective date of the report and is
intended for readers familiar with the original report of the subject property.

CUSPAP necessitates that an appraisal report be identified as one of the following types of reports which depends
on the needs of the users and appraisers:

Comprehensive — comprehensive and detailed
Concise — concise and briefly descriptive
Form — a standard format combining check off boxes and short nagrative comments.

The basic distinguishing difference between each different type of report is the level of detail of presentation.

Classification of the Appraisal

This is a Comprehensive Appraisal Report which is Current Valuation intended to comply with the reporting
requirements set forth by CUSPAP. As such, it presents a detailed discussion of the date, reasoning, and analyses
that were used in the appraisal process to develop the appraiser’s opinion of value. T} he depth of discussion
contained in this report is specific to the needs of the client and for the authorized use stated below. The appraiser

is not responsible for unauthorized use of the report.

268 KING ST, MIDLAND TL SMITH APPRAISALS
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Purpose of the Appraisal

The purposc of this appraisal is to estimate the current market value of a 3,612 sf, 2 storey commercial building
situated on a 2,519 sf irregular shaped site, as of the date of the inspection, May 12, 2025.

Authorized Use of the Appraisal

The authorized use of the appraisal is to assist with setting a sale price on the subject propetty as part of a
receivership process and for the Ontario Superior Court of Justice to rely on when making a determination as to
whether to approve a sale transaction. Void if used for any other purpose.

Extraordinary Assumptions

An extraordinary assumption rvefers to any hypothesis - either fictitious or unconfirmed - which, if not true, could

alter the appraiser’s opinions or conclusions.

The appraiser measured the subject property and also relied on measurements from MPAC. It is assumed that these
measurements are accurate and will be utilized in the report.

The appraiser was provided with income and expense information for the property that is assumed to be accurate
and it was relied upon in this report.

If any of these assumptions are found to be inaccurate or incorrect then the value contained herein is subject to
change and/or be VOID. .
There are no other extraordinary assumptions to the conclusions of this report.

Extraordinary Limiting Conditions

Extraordinary limiting condition refers to the necessary modification or exclusion of any Appraisal Standard Rule
that is outlined in the Standards of Professional Appraisal Practice of the Appraisal Institute of Canada.

There are no extraordinary limiting conditions to the conclusions of this report.

Description of the Subject Property
The subject consists of a 2 storey improvement with one commercial unit on the ground floor and two residential

units above. The total above grade size of the subject improvement is 3,612 sf.

Effective Date
The effective date of this appraisal is May 12, 2025.

Legal Description
Pt 1.t 10 W/S King St P1 306 Being Pt 1 51r7131 Town Of Midland.

Property Rights Appraised

The property rights appraised are those of the Leased Fee Interest, in the real estate comprising the property.
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History of the Subject

Address: 268 King St, Town of Midland, Province of Ontario
Pin No: 584650122

Consideration on Record: $252,249

Registration Date: 01/20/2015

Owner: 2416946 Ontario Ltd.

A search of TREB MLS indicates that the subject property has been listed for sale a number of times in the last 36
months, Below is a summary of all the listings found on MLS:

Property History
View aft liaGngs
.Date Evaent Prlce MLSH Source
Listed for Sale 3325000 5007
31942025 Listed fo: Sale $899,990
3n5f2025 tisted for Sale $899.090 $12018450
P Sy 5
318/2025 Terminated SHO51808 PropTx
2B tirg S Trplain mises
3BF2025 Tarminated suesiece FropTx
48 Fig St Canizinmatah
24772025 Lisied for Sale $849.900 SHeGIB0S PropTx
pe S LT Drpfam st
2j7/2025 Listed for Sale $949.900 ¢ SHIBIEey PrepTx
ot R Frpicin miotdh
can
12072024 Expired 809,500 Sa303202
253 ¥ing 5
Wilg/2024 Expired $699,500 510439887 Propix
AL RENG 31 Crpipm mteh
671172004 Price Chang ed $896,800 516439887 PropTs
R G 5 Calmn msich
nri2024 Frice Changed $698.500 - L3 PropTx
Lagtan releh
5432024 Listed for Salo $928,900 E“{F“ .
a > olin st
44262022 Listed for Sale SOISBO0 B ???;?1?3537 PropTs .
EHAFRLR ST Faghiin piasts

As can be seen it appears that subject property was listed for sale initially on 04/26/2024 for $929,900. The price
then appeared to change a number of times and the listings expired with the property then being relisted for sale.
As of the effective date of this appraisal it appeared that the subject was being actively marketed for sale based on
a listing from 03/19/2025 for $899,900. The appraiser noted that the listing for $225,000 was for the sale of the
business operating out of the subject improvements. No other listings were found on TREB/MLS for the subject
property in the last 36 months.

As per Geowarehouse the subject property was last registered on 01/20/2015 for a consideration of $252,249, The
appraiser has had no dealings with the subject property in the last 60 months.

Property Assessment
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Address: 268 King St, Town of Midland, Province of Ontario
Assessed Value: $271,000
Realty Taxes 2025: ~$6,000 (as recent MLS listing)

Definition of Market Value
Market value, as defined by the Appraisal Institute of Canada, and as used in this Report is:

"The most probable price in terms of money at which a property should bring ir a compelitive and open

market under all conditions vequisite for a fair sale, the buyer and seller each acting pradently and
knowledgeably and assuming the price is not affected by any undue stimuli,

Implicit in this definition are the consummation of a sale as of a specific date and the passage of title from seller io

buyer under conditions whereby:

1. Buyer and seller are typically motivated.

2. Both parties are well informed or well advised, and are acting in what they consider their best
inierest.

3. A reasonable time is allowed for exposure in the open market.

4. Payment is made in terms of cash and Canadian dollars or in terms of financial arrangements

comparable thereto, and

5. The price represents the normal consideration for the property sold, unaffected by special or
creative financing or sale concessions granted by anyone associated with the sale."

Scope of the Assignment
e The scope of this report outlines our framework for the assignment.

o An exterior and interior inspection of the property was completed on May 12, 2025.

s A Town of Midland’s Official Plan and Zoning By-Law designations were all reviewed.

e The Comparable Sales and the subject properties boundaries and areas are based on TREB MLS, Costar
and Geowarehouse records.

» Analysis of the highest and best use of the subject property was completed having regard to the land use
controls. T have relied on discussions with municipal planning personnel and our own experience.

e The Direct Market Comparison and Income Approach was used to estimate the current market value of the
subject.

e Sales data was extracted from the Toronto Real Estate Board, the Mississauga Real Estate Board, Real
Track, Costar and Land Registry. The comparable sales were all inspected and an analysis of the sales was
completed.

e  Market research consisted of analyzing sales of comparable properties in the general vicinity of the subject
property which took place over the past three years.

e My valuation and conclusions are subject to the accuracy of the information readily available.
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LOCATION & MARKET OVERVIEW
MARKET OVERVIEW:

The Bank of Canada on June 4, 2025 maintained its target for the overnight rate at 2.75%, with the Bank Rate at
3% and the deposit rate at 2.70%.

Since the April Monetary Policy Report, the US administration has continued to increase and decrease various
tariffs. China and the United States have stepped back from extremely high tariffs and bilateral trade negotiations
have begun with a number of countries. However, the outcomes of these negotiations are highly uncertain, tariff
rates are well above their levels at the beginning of 2025, and new trade actions are still being threatened.
Uncertainty remains high.

While the global economy has shown resilience in recent months, this partly reflects a temporary surge in activity
to get ahead of tariffs. In the United States, domestic demand remained relatively strong but higher imports pulled
down first-quarter GDP, US inflation has ticked down but remains above 2%, with the price effects of tariffs still
to come. In Europe, economic growth has been supported by exports, while defence spending is set to
increase. China’s economy has slowed as the effects of past fiscal support fade. More recently, high tariffs have
begun to curtail Chinese exports to the US. Since the financial market turmoil in April, risk assets have largely
recovered and volatility has diminished, although markets remain sensitive to US policy announcements. Oil prices
have fluctuated but remain close to their levels at the time of the April MPR.

In Canada, economic growth in the first quarter came in at 2.2%, slightly stronger than the Bank had forecast, while
the composition of GDP growth was largely as expected. The pull-forward of exports to the United States and
inventory accumulation boosted activity, with final domestic demand roughly flat. Strong spending on machinery
and cquipment held up growth in business investment by more than expected. Consumption slowed from ifs very
strong fourth-quarter pace, but continued to grow despite a large drop in consumer confidence. Housing activity
was down, driven by a sharp contraction in resales. Government spending also declined. The labour market has
wealkened, particularly in trade-intensive sectors, and unemployment has risen to 6.9%. The economy is expected
to be considerably weaker in the second quarter, with the strength in exports and inventories reversing and final
domestic demand remaining subdued.

CPI inflation eased to 1.7% in April, as the elimination of the federal consumer carbon tax reduced inflation by 0.6
percentage points. Excluding taxes, inflation rose 2.3% in April, slightly stronger than the Bank had expected. The
Bank’s preferred measures of core inflation, as well as other measures of underlying inflation, moved up. Recent
surveys indicate that households continue to expect that tariffs will raise prices and many businesses say they intend
to pass on the costs of higher tariffs. The Bank will be watching all these indicators closely to gauge how inflationary
pressures are evolving.

With uncertainty about US tariffs still high, the Canadian cconomy softer but not sharply weaker, and some
unexpected firmness in recent inflation data, Governing Council decided to hold the policy rate as we gain more
information on US trade policy and its impacts. We will continue to assess the timing and strength of both the
downward pressures on inflation from a weaker economy and the upward pressures on inflation from higher costs.

Governing Council is proceeding carefully, with particular attention to the risks and uncertainties facing the

268 KING ST, MIDLAND 7L SMITH APPRAISALS



Page |26

Canadian economy. These include: the extent to which higher US tariffs reduce demand for Canadian cxponé; how
tmuch this spills over into business investment, employment and household spending; how much and how quickly
cost increases are passed on to consumer prices; and how inflation expectations evolve.

We are focused on ensuring that Canadians continue to have confidence in price stability through this period of
global upheaval. We will support economic growth while ensuring inflation remains well controlled.

The number of sales recorded over Canadian MLS® Systems on May 15, 2025 was unchanged (-0.1%) between
March and April 2025, marking a pause in the trend of declining activity since the beginning of the year. (Chart A)
Demand is currently hovering around levels seen during the second half of 2022, and the first and third quarters of
2023.

“At this point, the 2025 Canadian housing story would best be described as a return to the quiet markets we’ve
experienced since 2022, with tariff uncertainty taking the place of high interest rates in keeping buyers on the
sidelines,” said Shaun Cathcart, CREA’s Senior Economist. “Given the increasing potential for a rough economic
patch ahead, the risk going forward will be if an average number of people trying to sell their homes turns into a
large number of people who have to sell their homes, and that’s something we have not seen in decades.”

April Highlights:
» National home sales were unchanged (-0.1%) month-over-month.
= Actual (not seasonally adjusted) monthly activity came in 9.8% below April 2024.
»  The number of newly listed properties fell 1% on a month-over-month basis.
= The MLS® Homie Price Index (HPI) declined 1.2% month-over-month and was down 3.6% on a year-over-
year basis.
= The actual (not seasonally adjusted) national average sale price was down 3.9% on a ycar-over-year basis.
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Chart A

New supply declined by 1% month-over-month in April. Combined with flat sales, the national sales-to-new listings
ratio climbed to 46.8% compared to 46.4% in March. The long-term average for the national sales-to-new listings
ratio is 54.9%, with readings between 45% and 65% generally consistent with balanced housing market conditions.
There were 183,000 properties listed for sale on all Canadian MLS® Systems at the end of April 2025, up 14.3%
from a year earlier but still below the long-term average for that time of the year of around 201,000 listings.
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